New Perspectives on Sustainable Development of Second Homes in Croatia: Strategic Planning or Proliferation of Building?  by Ursić, Sara et al.
 Procedia - Social and Behavioral Sciences  216 ( 2016 )  80 – 86 
Available online at www.sciencedirect.com
1877-0428 © 2016 Published by Elsevier Ltd. This is an open access article under the CC BY-NC-ND license 
(http://creativecommons.org/licenses/by-nc-nd/4.0/).
Peer-review under responsibility of IEREK, International experts for Research Enrichment and Knowledge Exchange
doi: 10.1016/j.sbspro.2015.12.011 
ScienceDirect
Urban Planning and Architecture Design for Sustainable Development, UPADSD 14- 16 October 
2015
New perspectives on sustainable development of second homes in 
Croatia: strategic planning or proliferation of building?
6DUD8UVLüa5RNR0LãHWLüb$QND0LãHWLüc
a,QVWLWXWHRI6RFLDO6FLHQFHV,YR3LODU0DUXOLüHYWUJ=DJUHE&URDWLD                                                               
bCatholic University of Croatia, Ilica 242, 10000 Zagreb, Croatia                                                                                      
cFaculty of Architecture, School of Design, Frankopanska 12, 10000 Zagreb, Croatia
Abstract
The authors have focused on the second home phenomenon that is developing in the most attractive areas. It irretrievably distorts 
the quality of space with numerous consequences for the local settlements.  The analyses has shown that the Croatian urban 
planning documents (as regulatory mechanisms) neither sufficiently recognize nor do they control the development of second 
home and its huge influence on sustainable development.  Consequently we have identified many ecological as well as social 
problems in the coastal settlements: inadequate planning of infrastructure and facilities, illegal and substandard building, 
aesthetically questionable constructions and divided communities.
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1. Introduction1
Today, more than ever, we are becoming aware of value of the space we live in and of the need to protect it. This 
value can be expressed through a spectrum of different aspects: ecological, ambient, economic, social, and cultural. 
The change in the understanding of space, which developed under globalization’s influence and (post)modern 
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processes, contributed to that. New concepts, such as media and information society, an individual's position in a 
globalized world, networking, virtual and symbolic space, global economy and risk, are being introduced into classic 
sociological discussions about space. What is also characteristic is constant intersecting of local and global dimensions 
and researching about their influence on places and spaces we live in. Planning approaches face challenges and 
changes that are reflected in the contemporary concepts of space: “space of flows” (Castells, 2010), “thirdspace” (Soja,
1996 ), compression of time and space (Harvey, 1990) and the idea of mobility (Urry, 2000). 
For this reason, planning today also means inclusion of several contradicting criteria: globalism/localism,
old/new, homogeneity/authenticity, while dimensions of social and cultural sustainability, which are closely linked 
and sometimes indistinguishable, are increasingly emphasized within the concept of sustainable development.
Culture affects the social structure, social values and lifestyles of a society, and hence the impact of human activities 
on the natural environment (Chiu, 2004). Due to all this, planning faces numerous challenges and should become 
aware of social processes and new social theories (Allmendinger &Tewdwr-Jones, 2002). This article connects three 
concepts linked to spatial development: spatial planning, second homes and sustainable development. Each of the 
three concepts has its own specificities and represents an issue per se. However, when we observe them as mutually 
related, we are closer to seeing them in their entirety. 
2. New responsibility of planning and second homes
A short reminder is needed on the fact that second housing is today a global phenomenon that stands for occasional 
use of a second home for vacation and recreation (Claval, 2013). One of the characteristics of second homes is 
grouping of such objects in space, which has as its consequence intensive use of space and devastation of landscape. 
Except for the spatial influence, this phenomenon also has implications on the local economy. However, its 
consequences are not only related to changes in the environment or local economy. Social and cultural aspects of 
second homes are also an important aspect of this phenomenon. There is traditional tendency to make second homes 
equal to tourism. What is shared by both second homes and tourism are spatial mobility and dependency on free time, 
as well as a wish for pleasure and non-every-day experiences. But we are talking about two phenomena which have 
different effects on the local community and ask for a different planning approach. In relation to a community, it could 
be said that a tourist resides at a destination, resting from obligations and with no responsibilities. On the other hand, 
second homes “imply certain integration into a local community”, which can result in a “new” home, “being deeply 
URRWHGDQGLQYHVWLQJRQHVHOILQWRDVSDFH´0LOHWLü
Sociologically speaking, we are facing two groups of actors. The first one, permanent residents, is a group that is 
not entirely homogenous, but shares a significant set of joint values, goals, interests and lifestyles. The second group, 
periodical residents, are owners of holiday houses who bring into the community their own developmental aspirations. 
Interaction of these two groups can pose a threat, but also an opportunity for socially sustainable development of 
housing projects. Possible threats are processes of gentrification (Paris, 2009) and a divided society (Konda, Rivera, 
and Pullman, 2012). On the other hand, revival of being domiciled, revitalization of small housing projects and 
integration capacity (Huijbens, 2012) create new possibilities for the development of a community. 
What is more, Gallent (2013) emphasizes benefits that second homes can bring to local communities: instead of 
a “loss of community”, second homes are understood as new social capital through which a local community is 
successfully included into wider social networks. Such a view opens possibilities for a different consideration of 
sustainable development. Discussions on ecological sustainability (quality of the environment and surrounding) and 
economic sustainability (gain for the local economy) have dominated up until now, while the new approach opens the 
discussion to include social and cultural sustainability of second homes. Concepts that become important for the 
planning of such housing projects are social capital, resilience of the community, lifestyle and cultural identity. Such 
an approach is compatible with new planning principles and the new role of a spatial planner. For example, the Charter 
of European Planning (2013) explicitly states: “Compared with other disciplines, spatial planning is distinguished by 
its primary focus on the interests of society as a whole, the settlement or the region as an entity, and the longer-term 
future. Spatial planners are strongly committed to serve and protect the general interest and local democracy” (p. 35). 
Furthermore, the Charter of the New Urbanism (1999) includes important concepts such as: social equity, social 
balance, social diversity, social identity, social values, social justice, etc., emphasizing the social dimension of 
sustainability. For this reason, second homes represent a special challenge and responsibility for spatial planning. 
3. A story from Croatia
Although they have spread globally, second homes are traditionally linked to European countries, particularly to 
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the Mediterranean circle to which Croatia also belongs. It could be said that second homes have a considerable impact 
on sustainable development of space and housing projects. The spatial expansion can be exemplified with several facts 
on the number and surface of housing units for vacation and recreation (table 1).



























2001 2011 Change 
index 
2001 2011 Change 
index 
2001 2011 
Dubrovnik-Neretva 5,559 7,027 126.4 381,551 521,429 136.7 10.7 10.9 
Istria 14,696 22,966 156.3 875,841 1 425,910 162.8 14.3 17.3 
Lika-Senj 7,096 12,107 170.6 406,042 689,906 169.9 19.8 26.2 
Primorje-Gorje 28,271 36,529 129.2 1 719,984 2 308,950 134.2 17.7 18.8 
Split-Dalmatia 22,498 30,187 134.2 1 521,140 2 018,269 132.7 11.8 11.9 
Šibenik-Knin 14,468 27,848 192.5 984,368 1 798,938 182.8 22.3 30.3 
Zadar 25,305 39,939 157.8 1 865,209 2 766,490 148.3 27.5 29.8 
ADRIATIC CROATIA 117,893 176,603 149.8 7 754,135 11 529,892 148.7 16.9 19.2 
CONTINENTAL CROATIA 64,620 72,640 112.4 2 636,170 3 587,042 136.1 5.5 5.5 
THE REPUBLIC OF CROATIA 182,513 249,243 136.6 10 390,305 15 116,934 145.5 9.7 11.1 
Source: The Republic of Croatia State Statistics Bureau, 2011 Census 
On the level of the entire Croatia, in the period between 2001 and 2011, both number and surface of housing 
units for vacation and recreation have increased. The change index shows an increase in all seven counties of the 
Adriatic Croatia, but also in Croatia as a whole. It could be noticed that coastal area (Adriatic Croatia) is extremely 
attractive and is the most exposed to second housing, while continental Croatia is, for now, less affected.  As an 
indicator of the strong dynamics of the second home in the coastal region of Croatia, a 49.8 per cent increase in the 
number of housing units for vacation and recreation in the period between 2001-2011 has been registered. The surface 
of housing units for vacation and recreation has also adequately increased. 
The share of such housing units in Adriatic Croatia has increased in the period 2001 to 2011 to 19.2 per cent, 
which is close to Spain, Portugal and Greece where, at the beginning of the 20th century, such share amounted to 
VRPHSHUFHQW0LOHWLüThis kind of development has brought negative consequences for the coastal area 
and has gradually lowered its quality. The report on spatial condition for the period 2008-2012 (2013:148) states: “The 
most significant and most visible consequences are certainly visual degradation of landscape value, frequent 
endangerment of cultural heritage due to inadequate building, loss of or decreased value of agricultural and forest soil, 
deconstruction of traditional lifestyle, overburdening of renewable maritime resources, destruction of habitats, etc.” 
The same document emphasizes that “excessive building in the coastal area often has inadequate public utilities”. 
Weakness of spatial planning policies was also emphasized: “Despite legal regulations and implementation of 
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measures for the removal of unlawfully constructed buildings, the system has not prevented further unlawful 
construction, uncontrolled spreading of construction areas, particularly in the Adriatic counties, and continuation of 
the process of turning the coast into apartment buildings.” (2013:169).     
Problems are defined as consequences of populations' concentration at the coast, and tourism is blamed as the 
culprit. We have analysed Croatian urban planning documents in line with the hypothesis that planning documents in 
Croatia view second housing in the shadow of tourism, putting an emphasis on ecological and economic sustainability 
of the phenomenon, and taking into account that such an approach neglects the social and cultural components of 
sustainability. The importance of these documents stems from their regulatory role, but also from the fact that spatial 
planning articulates visions of the society and has direct effect on life quality and sustainable development.
4. Methods 
In order to gain insight into how second housing is treated in Croatia's spatial plans, we have conducted contents 
analysis of 30 documents. The first step was to include all planning levels: national, regional and local. The second 
step was to focus on the area of Adriatic Croatia (seven counties), while the third step was to choose municipalities 
and cities in the Adriatic Croatia in which, according to the 2011 Census, the share of housing units for vacation and 
recreation in the overall number of housing units amounted to more than 50 per cent (table 2).
Table 2. Municipalities and cities with the share of housing units for vacation and recreation >50 per cent 
CITIY/MUNICIPALITY Overall number of 
housing units 
Number of housing 
units for vacation and 
recreation 
Share of housing units 
for vacation and 
recreation in the 
overall number of 
housing units 
Municipality of Janjina 1,030 556 54.0 
City of Novalja 10,338 6,332 61.2 
Municipality of Karlobag 2,651 1,814 68.4 
City of Novi Vinodolski 6,922 3,554 51.3 
Municipality of Dobrinj 4,378 2,844 65.0 
Municipality of Malinska-Dubašnica 7,403 5,021 67.8 
Municipality of Omišalj 3,822 1,989 52.0 
Municipality of Vrbnik 1,441 805 55.9 
Municipality of Milna 1,607 943 58.7 
Municipality of Sutivan 1,686 856 50.8 
Municipality of Pirovac 4,208 2,952 70.2 
Municipality of Promina 1,305 731 56.0 
Municipality of Rogoznica 6,262 3,245 51.8 
Municipality of Jasenice 1,472 763 51.8 
Municipality of Kolan 2,519 1,443 57.3 
Municipality of Starigrad 3,401 2,251 66.2 
Municipality of Vir 12,599 10,874 86.3 
Municipality of Vrsi 2,348 1,208 51.4 
Regarding the type of plans, five documents were analysed on the national level: the Republic of Croatia Spatial 
Planning Strategy (1997), the Strategy of the Republic of Croatia Regional Development (2011-2013), the National 
Strategy for Environmental Protection (2002), the Republic of Croatia Spatial Planning Program (1999) and the Report
on the Situation in Space of the Republic of Croatia 2008-2012 (2013). On the regional and local level, spatial plans 
have been analysed. Focus on the Adriatic Croatia is the consequence of the fact that this area has been under the 
strongest pressure of second housing, and almost all municipalities which have a share of housing units for vacation 
and recreation in the overall number of housing units higher than 50 per cent (18/19) are located in this region (fig.
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1).
Fig. 1. The share of housing units for vacation and recreation in the overall number of housing units per cities and municipalities in the Republic 
of Croatia, 2011 Census.
5. Results and dsicussion
In order to conduct an analysis, a matrix was made consisting of the year of adoption, plan level and indicators 
of sustainable development. The analysis examined to what extent second housing was linked to the four principles 
of sustainable development:  the normativity principle, the equity principle, the integration principle and the dynamism 
principle, as cited by Waas et al. (2011). The normativity principle refers to normative choices that are always linked 
to some value type which is accepted and advocated by the society. The equity principle includes inter-generational 
equity, geographical equity, procedural equity, and interspecies equity. The integration principle refers to 
connectedness and integrated implementation of all principles. The dynamism principle refers to the need of 
adjustment to changes and responds to new circumstances and risks. Except for these principles, indicators of 
sustainable housing are also included: aesthetic design of houses, landscape identity and lifestyle (Chiu, 2004). 
The topic of second housing was searched for in the texts and it was then compared to indicators of sustainable 
development, while the concepts that were taken into account included: second homes, vacation houses, holiday 
homes, and weekend resorts.
Several general insights follow from the contents analysis of spatial documentation, which speak of the status of 
second homes phenomenon in spatial plans in Croatia. In national level documents, second homes are mentioned as a 
separate phenomenon (4/5) or indirectly as an element of tourism (1/5). In these documents, second homes are linked 
with the normativity, equity and integration principles and with the need of aesthetic design of houses and landscape 
identity. However, no link was found with either the dynamism principle or with lifestyle – the indicator that is usually 
linked with social and cultural sustainability. In the majority of regional level documents (5/7), second homes are 
mentioned, but what is missing is a link with equity and dynamism principles and with lifestyle. The abovementioned 
shows that second homes as a phenomenon are recognized in the majority of higher rank documents (national and 
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regional), but that they are insufficiently linked with sustainable development principles and that a link with lifestyle 
is completely missing. 
Local level plans paint an even more unfavourable picture regarding the treatment of second homes. If we take into 
account that we are talking about municipalities and cities in which the share of housing units for vacation and 
recreation in the overall number of housing units is higher than 50 per cent, then neglect of this phenomenon is even 
more dramatic. Out of 18 local units, as many as 11 do not mention second homes in spatial plans. Although some of 
them deal with similar topics, such as construction zones or unlawful construction, as many as five out of eighteen
municipality plans do not refer to second homes or related phenomena in any way. In only two out of eighteen 
municipality plans is the link between second homes and lifestyle emphasized.
Since there were cases when second homes were mentioned several times within the same document, the topic of 
second homes was also defined as a unit of analysis. The overall number of such units of analysis, in plans of all 
levels, was 35, and they were then analysed through their link to social sustainability indicators. Figure 2 shows that 
the observed indicators were represented to a lower extent or were not recognized at all. Following from this analysis,
it could be concluded that second homes in Croatian spatial plans are not sufficiently observed within the concept of 
sustainable development.
Fig.2. Inclusion of sustainable development principle within the topic of second homes
6. Conclusion
When discussing second homes, the list of negative consequences for the environment and settlements goes in 
favour of the famous Coppock's statement that this is a 'curse' rather than a 'blessing' (Coppock, 1977). Such an 
approach can also often be recognized in spatial plans. 
Starting from the hypothesis that planning documents in Croatia view second housing in the shadow of tourism,
our method included contents analysis of 30 documents on all planning levels: national, regional and local with main 
focus on the Adriatic Croatia as this area has been under the strongest pressure of second housing. The analysis 
showed a modest care for second homes that is yet to be affirmed in Croatian planning documents. Although in higher-
level plans it is noticed as a problem, there is no clear conceptual framework within which planning of second homes 
could be considered. Moreover, inclusion of sustainability principle in planning has, so far, not been on a satisfying 
level. A lack of connection to the concept of social and cultural sustainability has been particularly emphasized, 
whether the discussed issue is recognition of threats that weaken a community or of possibilities to strengthen the 
social capital. For this reason, spatial problems and powerlessness of the system are not surprising (Report, 2013). 
Observing consequences in space, we came close to the conclusion that this is the case of uncontrolled 
proliferation of construction rather than well-thought-out strategic planning. It would be, for this reason, useful to 
include new approaches in order to analyse positive impacts of second homes on a local community. This presents a 
chance to activate the second homes' potential for sustainable development and to better control risks in space. This 
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is also an invitation to, taking into account ecological and economic consequences, consider social and cultural 
consequences of second homes. Plans that have been analysed here emphasize the 'landscape identity', and neglect the 
importance of lifestyle. The importance of planning documents is somewhat visible form the aspects of their 
regulatory role, but it is obvious that these document lack visions of the society and have effect on life quality and 
sustainable development. There is no doubt that cultural sustainability has not been implemented in the planning of 
second homes in Croatia and this is the point from which the change of paradigm should start in the direction of 
sustainable planning.
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